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THE INTERIM REPORT 


This memorandum contains recommendations concerning the 
Interim Report for the Central Business District Project as pre- 
pared by Victor Gruen Associates, Inc. 


Under existing contractual arrangements, the Gruen firm 
is obligated to prepare a Stage I Report, emphasizing “planning 
concepts" which, if judged acceptable, would form the basis for 
refined and detailed plans to be prepared during the project 
planning period which lies ahead. 


The Interim Report is an intermediate step prior to the 
completion and submission of Stage I. The Report was submitted 
in order that the considered comments and reactions of the Com- 
mittee for the Central Business District and the Boston Redevelop- 
ment Authority could be obtained for guidance in the completion 
of Stage I. 


The "planning concepts" called for in the Stage I Report 
relate to major proposed changes in the land use and circulation 
pattern within the Downtown and the most significant Cevelopments, 
both public and private, which would be the key elements in the 
Downtown renewal program. 


Four basic guidelines were previously established for the 
preparation of the Downtown Plan. These are: 


1. The Plan must be capable of being carried out within the 
framework and limitations of the urban renewal process. 


2. The magnitude of developments under the Plan must reflect 
realistic economic projections. 


3. The land use plan must be integrated with a feasible trans- 
portation plan, including parking and servicing. 


4. Alternate concepts should be proposed as part of the Stage I 
Report. 


At the Stage I level, it cannot be expected that the “con- 
cepts" can provide all the specific and detailed technical work 
needed to document and support a renewal plan. Nonetheless, the 
principal implications of the concepts should be clearly enough 
set forth so that a preliminary judgment can be made not only of 
their attractiveness, but of their feasibility as well. 
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This memorandum has been prepared with this background 
in mind. 


it should be noted at the outset that the preparation of 
an imaginative, yet feasible, plan for the Rewntown area is an 
exceedingly complex task, perhaps more complex than anyone has 
yet. realized. 


The Interim Feport is an attempt to revauacthe cores of 
the Downtown area to achieve a totally different environment 
than now exists, It is therefore useful in presenting a series 
of objectives which Bowntown Boston would do weli to attain. 


At the same time, the Report shows a basically sound enc 
sensible arrangement of land uses, one that is in contormity 
with past studies that have been carried out by the Boston Re- 
development Authority and others. The ccencept of emphasizing 
the sub-centers wichin the area, such eas the Sid Boston Center, 
Washington Street Center, etc., further strengthens the land 
ase allocations. 


However, when tudged against the basic guidelines for 
the preparation of the plan, the Interim Report does not rep- 
resent an acceptable Stage I submission. 


There follows below a Jist of major recommendations and 
comments concerning the completion of Stage I. ‘hese are being 
transmitted for policy guidance in the cenpletion of Stage fi. 
These recommendations and other aspects of the work should be 
cully discussed by the Gruen firm, the Committee for the Central 
Business District, and the Boston Redevelopment Authority, so 
as to insure substantive agreements a8 the work progresses. In 
addition, since the funds for the first stage of the Gruen-CcCBD 
Contract have been fully utilized, support for the forthcoming 
period will come from the BRA-Grven Contract as secon as it is 

xecuted. This is in accordance with the original contractual 
arrangements. 


A timetable for the completion of the revisions should 
Le established jointly by the Committee for the Central Business 
District, the Boston Redevelopment Authority, and the Gruen firm 
following discussion of these recommendstions. 


Digitized by the Internet Archive 
in 2010 with funding from 
Boston Public Library 


https://archive.org/details/recommendationscO0Ocomm 
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RECOMMENDATIONS FOR THE COMPLETION OF STAGE I 


1. Preparation of Alternate Concepts: The Interim Report con- 
tains in essence only one, recommended concept plan. Further- 


more, carrying cut the recommended concept appears dependent 
upon the success both of the pedestrian mall and the Carveyor 
system. The contract calls for the submission of alternate con- 
cepts. It is particularly important that alternate concepts be 
provided which are capable of execution independent of actions 
that are either very long range or of questionable feasibility. 
Attention should therefore also be given stages of execution 
which would be required. 


2. Conformity with Economic Projections: Preliminary projec- 
tions of economic demand for office space, retail and service 


space, and housing accommodations have been made available. 

The Interim Report does not clearly reflect these projections. 
The Stage I Report should establish clearly in quantitative 
terms the projections for major uses so that they may be evalu- 
ated with respect to the economic projections. If long-range 
concepts are shown which go beyond the present economic projec=- 
tions, they should be identified and justified. 


3. Provision of an Alternate to the Carveyor System: The Car=- 
veyor system is an indispensable part of the proposed concept, 


since there cannot be vehicular penetration of the Washington 
Street Center. There is insufficient evidence to justify its 
feasibility, both economically and as a means of providing easy, 
flexible internal circulation. There are heavy capital and 
operating costs required by such a system as well as required 
grade separation. At best the system might have limited suita- 
bility but only after detailed study and demonstrated workability. 
It is therefore necessary that alternate ways of achieving in- 
ternal circulation be provided. If these alternates require a 
Changed traffic circulation system, then this must also be pre- 
sented. 


4. Provision of an Improved Traffic Circulation System: 
(A) A major traffic circulation recommendation is the proposed 


inner-loop expressway by-pass running from the Southeast Express- 
way under.Arlington Street to Storrow Drive. This proposal can=- 
not be supported either by traffic projections and functions or 
from the standpoint of economic feasibility. It would require 
excessive demolition, could not make effective interchange con- 
nections, and cannot tie in at either its origin or destination 
with roadways of equal capacity. It is therefore rejected. 
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{B} The road system within the Project endeavors to carry out 
the separation of vehicular and pedestrian traffic. As presented 
it has several major shortcomings: 


1. It is oriented to the western edge of the Project 
at Tremont Street rather than to the Central artery 
and Turnpike, which provide more direct and ready 
access. 


2. There is no indication of how such a system could 
be tied in with a series of close-in garages or 
special metered parking for shopper parking. 


3. The recommended core loop road would require ex- 
cessive demolition and proposes an unsuitable 
bridging of Washington Street. = 

5. More Specific Consideration of Servicing and Loading: oo 
is no clearly defined servicing and leading system proposed ii 

the concept plan as presented. Yet provision for servicing ad 

loading is an essential SELES ES SEE before any decision can be 

reached cn the suitability of the pedestrian system aicng Wash- 

ington £treet and wintersoumiee Streets. A more specific indi- 

cation of possible servicing solutions must be provided as part 

of the Stage I submission. 


6. Feasibility of a Two-Story PeGestrian Mall and Shopping Area: 
Aside from the basic feasibility < cf the pedestrian mall system 
propesed == which depends mainly on adequate parkirg, loading, 
and traffic circulation -~ several objections are raised with re- 
spect to the extent of the proposed two-story pedestrian mail and 
shopping area: 


a. There has not been a demonstrated recerd of success 
around the nation with two-story shopping operations. 

b. Extensive alterations and/or clearance of abutting 
buildings would be required that make economic feasi- 
hility questioneble. 


e¢. The construction and operating costs for the mail it= 
self would be formidable. 


Each of these questicns needs to be addressed carefully prior to 
the completion of Stage I. Attention should be given also to se- 
lected areas or locations where such a system might be more feasi- 
ble. 


40 “veel MR ite waite Bes | bei 
iu? Bi caghi, bifhsiinie iced Ballad Boeatem 


Raeonne Bo. hx Foye fain: 
« BAL ia ‘eehortorta iho tenant sare 


- pekaarieis tO Sos sites j LONGI ant 
wl baeey Shmencs extinar dee . 


nh eR Lite wht Os Bada. 


“OF sOkhe ne filtedtheyes ~— i’ 
ae 9 oelp nowy oot Loniehey ts 
Laue? eon noc, etal — 8 ie 


Se 


7. Revisions to the Proposed Washington Street Center: The 
concept plan superimposes a triangular framework of major re- 


tail developments upon the existing framework of heavy strength 
at and adjacent to the 100% corner at Summer-Winter Streets. 
Serious economic questions can be raised on the economic feasi~ 
bility of "stretching" the retail area to the extent proposed. 
Alternate means of strengthening the retail core while maintain- 
ing its compact character should be presented. 


8. Further Definition of the Old Boston Center: The cencept 
o£ the Old Boston Center has considerable appeal. However, the 
concept needs further clarification, particularly with respect 
to the use of the eastern frontage of Washington Street. It is 
unclear whether this is proposed for clearance and new develop- 
ment, or not. Alternatives could perhaps be shown in this 
instance. 


9. Tremont Street Frontage: The proposed Tremont Terrace is one, 
possible attractive soncept for strengthening that street. How- 
ever, the terrace raises both economic and functional problems. 

A primary objective should ‘be to provide access behind the front- 
age toward Washington Street so as to unite the two streets. Thus, 
the use of set-backs, building separation, and other means of 
encouraging the penetration should be examined. In addition, 

the terrace itself could form a barrier to such penetration and 
could be unattractive from the Common side of the street. Office 
uses in this location are an additional possibility. 


10. New England Merchandise Center: The New England Merchandise 
Center, though an attractive idea, seems to be a very long-range 
one. Questions of staging or of alternate use of the area should 
be studied. Moreover, the traffic implications in the area are 
unclear. 


11. Downtown - Back Bay Connection: We wish to emphasize the 
need for an effective connection between Downtown and Back Bay. 
This connection is contained in the Interim Report, but it is 
not clearly defined nor does it seem strong enough. Also, the 
Park Square-Stuart-Kneeland Street area and the entertainment 
district has not received adequate attention to date. 


12. Format for Stage I Submission: The form of the Interim Re- 
port and accompanying maps is difficult to follow, and the impli- 
cations of the variovs proposals are not clearly identified. The 
following guidelines should be adopted: 
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a. Maps should be 100° scale. 
b. The maps should include: 


(1) Proposed Land Use generally to Block Level and 
to Parcel Level where necessary 


(2) Proposed Traffic Circulation and Parking 
(3) Proposed Servicing 


(4) Proposed Internal Pedestrian and Public Transit 
Circulation 


(5) Proposed Public Spaces including Walkways 


(6) Proposed Treatment Areas to Show a very Pre- 
liminary Indication of Clearance and Rehabili- 
tation and New Construction Areas 


The use of overlays should be considered so as to be able to show 
how these elements tie together. 


c. The written report should concentrate on a full de- 
scription of the alternate concepts, their implica- 
tions, and how they might be staged and carried out. 


The recommendations listed above comprise the major, sub=- 
stantive recommendations concerning the Interim Report. In ad- 
dition, there are a large number of more detailed questions con- 
cerning such things as the factual basis for certain proposals, 
analysis and interpretations of materials, and specific, although 
more minor planning proposals. It is proposed that these ques- 
tions be discussed point by point with the Gruen staff so as to 
reach basic agreements prior to the completion of Stage I. 
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